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TRANSMITTAL

SUBJECT:
(a) FILE NO. PDC13-004. A REZONING FROM THE A(PD) PLANNED

DEVELOPMENT ZONING DISTRICT TO THE A(PD) PLANNED
DEVELOPMENT ZONING DISTRICT FOR A PREVIOUSLY APPROVED
DEVELOPMENT TO ALLOW THE FOLLOWING: (1) A CHANGE IN THE
RANGE OF MULTI-FAMILY RESIDENTIAL UNITS FROM 680-800 TO 600-
800 UNITS; (2) A CHANGE IN THE RANGE OF COMMERCIAL SQUARE
FOOTAGE FROM 24,000-30,000 SQUARE FEET TO 12,500-30,000 SQUARE
FEET; AND (3) A REDUCTION IN BUILDING HEIGHT ON BLOCK C
FROM 140-150 FEET TO 50-80FEET, ON AN 8.0 GROSS ACRE SITE,
LOCATED AT THE SOUTHWEST CORNER OF WEST SAN CARLOS AND
SUNOL STREETS EXTENDING TO AUZERAiS AVENUE (860 W. SAN
CARLOS STREET) (SANTA CLARA COUNTY TRANSIT DIST (VTA),
OWNER).

(b) FILE NO. DA13-002. CONSIDERATION OF AN ORDINANCE TO APPROVE
A DEVELOPMENT AGREEMENT WITH GREEN REPUBLIC,
LLLP, VALLEY TRANSPORTATION AUTHORITY (VTA), DIANNE RYAN
TRUST, 861 AUZERAIS INVESTMENT, GREEN VALLEY CORPORATION,
AND CAROLYN PAHLE TRUST, TO DEVELOP UP TO 800 MULTI-
FAMILY ATTACHED RESIDENTIAL UNITS AND A MINIMUM OF14,000
SQUARE FEET OF GROUND FLOOR COMMERCIAL SPACE ON THREE
BLOCKS WITH A MINIMUM OF TWO TOWER STRUCTURES AND ONE
STRUCTURE WITH A MINIMUM HEIGHT OF 70 FEET, CONSISTENT
WITH THE PROPOSED PLANNED DEVELOPMENT ZONING (FILE NO,
PDC13-004), AND SUBJECT TO THE PERFORMANCE BY GREEN
REPUBLIC, LLLP FOR THE DEDICATION OF PARKLAND,
CONTRIBUTION OF FUNDS FOR PUBLIC TRANSPORTATION
IMPROVEMENTS SERVING THE DEVELOPMENT, ACCELERATED
CONSTRUCTION OF STREET AND UTILITY INFRASTRUCTURE,
SUBMITTAL OF BUILDING PERMITS FOR THE FIRST HIGH RISE AND
COMMENCEMENT OF CONSTRUCTION AND SUBSEQUENT
OCCUPANCY PER DEADLINES OF PERFORMANCE INCLUDED IN THIS
AGREEMENT, ON AN 8.0 GROSS ACRE SITE, LOCATED AT THE
SOUTHWEST CORNER OF WEST SAN CARLOS AND SUNOL STREETS
EXTENDING TO AUZERAIS AVENUE (860 W. SAN CARLOS STREET).
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REASON FOR TRANSMITTAL

The Planning Commission will hear this project on August 14, 2013. The memoranda with
Planning Commission recommendations will be submitted under different cover. We hope the
submittal of these staff reports is of assistance in your review of this project.

Is/
JOSEPH HORWEDEL, DIRECTOR
Planning, Building and Code Enforcement

For questions please contact Division Manager, Salifu Yakubu, at (408) 535-7911.



STAFF REPORT
PLANNING COMMISSION

P.C. Agenda: 08-14-13
Item No. 4.a. 1.

Deferred fi’om 7-24-13

FILE NO.: PDC13-004 Submitted: February 27, 2013

PROJECT DESCRIPTION:

Planned Development Rezoning fi’om the
A(PD) Planned Development Zoning District
to the A(PD) Planned Development Zoning
District to allow for specific changes to the
previously approved Development Standards,
most notably to the required building height, a
reduction in the minimum residential units and
the timing of parkland dedication for an 8.0
gross acre site.

LOCATION:
Southwest corner of West San Carlos Street
and Sunol Street (860 West San Carlos Street).

Zoning A(PD) Planned Development
Proposed Zoning A(PD) Planned Development
General Plan Transit Residential

(50-250 DU/AC; FAR 2.0 to
12.0 (5 to 25 stories)

Council District 6
Annexation Date October 14, 1925

(SW Industrial District)
NBD West San Carlos
Historic Resource NA

Redevelopment AreaWest San Carlos
Specific Plan Midtown Specific Plan

Aerial Map N
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RECOMMENDATION

Planning staff recommends that the Planning Commission find tl~at the project is contbrmance with the
Calitbrnia Environmenta! Qtlality Act (CEQA) and recommend to the City Council approval of file
proposed Plalmed Development Rezoning per Staff’s Proposed Development Standards on lhe subject Site
for the following reasons:

o There is no substantial evidence that the project will have a significant effect on the el~vironnaent.
An Environmental Impact Report (EIR) thai was certified by the City Council as complete and in
conformance witt~ the California Environmental Quality Act (CEQA) under Resoltrfion No, 75 192
on~ December 1, 2009.
The pt’oposed Planned Development Rezolfing is consistent witla the goals and policies of the San
Jose 2040 General Plan, specifically:.

a. The zoning complies with site’s the Land Use/Transportation Diagram land use
designation of Transit Residential 50-250 dwelling units per net acre (DU/AC),

b. Land Use and Employment Policy - IE-i.6, as the existing zoning.and the proposed
rezonlng to allow -for a high density residential/commercial lnL’,zed use development will
promote development proximate to BRT and Light Rail trmasit systems as it. will

c. Vibrant Neighborhoods Policy - VN-L3, as the existing zoning and the proposed rezoning
will encourage the development of compatible neighborhood retail and services within
walking distance of existing and. fature residents.

d. Community Design, Compatibility Policy - CD-4~3, as the rezoning will promote a
~onsistent development pattern as,it requires a minimum 70 foot height limit that will
ensure that each of the three blocks are developed with a very urban style building mass
with setbacks relatively close to the edge of the sidewalks.

The rezoning is consistent with the polices ,and urban design guidelines of the Midtown Specific
Plan.

BACKGROUND & DESCRIPTION

On February 27, 2013, Green Republic, LLLP applied for a Platlned Development Rezoning on the
subject site to allow for specific changes to the Development Standards approved under tlle pervious
Planned Development Zoning (File No. PDC08-061 ), which was. approved in 2010. The specific changes
include the following and can be viewed in strike-out/underline format in the attached Applicant’s
Requested Development Standards document:

1. Lowering the range ofmultl-family residential units fi’om 680 - 800 to 600 - 800 units~

2, Lowering the rmage of commercial square footage ti’om 24,000 - 30,000 square t~et to 12,500 -
30,000 square feet.

3. Reduce the minimum building height from 150 feetto 50 feet on the southern most portion of the
8.25 acre site identified as Block C on the approved Land Use Plan,

4. Reduce the parking ratio for residential uses by approximately 0,30 spaces per bedroom.

5, Change the timing ofparldand dedication to allow fo~’ dedication to occur prior to the fist
occupancy permit.
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6. Chmage the timing of the voluntary cordribufion to the Valley Transportation Autlaority for public
transit improvements

Staff does not fully support all of the requested Development Standard changes as discussed furtlier
ttu’oughout this staffreport. The changes that are agreed to are contingent only upon approval of a
Development Agreement between the applicant and the City to ensure that tlie City and the community
receive certain additioual benefits tied specifically to parkland dedication and the timing of infrastructure
construction. Without tiffs Development Agreement staff would not recommend approval of the rezoning,
Therefore, staff’s recommended Development Standards can also be viewed in strike-out/underline format
in the attached Staff’s Recommended Development Standards document.
As conceptually proposed and previously approved under File No. PDC08-061, the site plan depicts the
project divided into ttu’ee (3) blocks bounded by existing or proposed streets, known as Block A, Block B,
and Block C. A new public slreet (tentatively referred to as West Way) will be constructed along the
western edge of the site and will connec! West San Carlos Street to Auzerais Avenue. Two (2) new
private streets will run in the east west direction and comaect West’Way mad Sunol Street, thereby dividing
the site into the three (3) blocks.

Eacll of the three blocks will be developed with a very urban style building mass with setbacks relatively
close to flae edge of the sidewalks. Conmaon open space areas within the middle of each block will be
provided. Pafldng will be provided within parking garages within each block. A small anaount of street
parking will also be provided aloug the existing and new public and private streets. Public Plazas are
plmmed for the corner of West San Carlos and Sunol Streets and at the plmmed Light Rail station at the
corner of Auzerais mad Sunol Streets.

The proposed rezoning still includes conunercial uses at the ground floor along W. San Carlos Street that
continues around the corner and down Sunol Street. However, the amotmt ofconmaercial spaces has been
reduced fi’om approximately 24,815 square feet to 12,162 square feet. The commercial space reduction
occurs mainly on Sunol Street with the new proposal providing a small amount of commercial fi’ontage
that wraps the comer and extends down Sunol Street for a length of approximately 80 feet. As you move
south on Sunol Street, a 1,612 squm’e foot Community Room and 1,729 Leasing Office make up the rest
of the Sunol Street building frontage.

With the proposed rezo~ffng, the two blocks closest to San Cmqos Street, Blocks A and B, will each still
include one (1) high-rise residential component that will have a footprint of roughly 20 percent of the
block area and will include a tower of up to 150 feet tall or 15 stories. Building height for Block C will be
lower than the other two Blocks, will not include a tower, and has a requested minhnum height
requirement of 50 feet, However, on the conceptual site plan a building height of between 70 and 80 feet
is depicted. The applicmat has stated that the reduced height on Block C to 50 l~et will allow for the
development of Wood Frame Construction which is the only financeable building producl type outside of
the Downtown Core at this time,

Site and Surrounding Uses

The subject site is substantially
vacant, but paved mad partially
developed with several industrial
buildings on the southeastern portion
of the site. The site is bounded by
existing streets on three sides
including West Sm~ Cm’los to the
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north, Sunol Street to the east and Auzerais Avenue to the south. The Vasona Light Rail Corridor
truncates the southeast corner of the site.

The site is surrounded by existing light h~dustrial mid commercial uses to the south and west, commercial
uses of flae West San Carlos Street Neighborhood Business District with residential neighborhoods
beyond are located to the north across West San Carlos Street. To the east, a five-story multi-ii~mily
residential development (l:onner Del Monte Cannery redeveloped by KB Homes) is located at the corner
of Sunol and Auzerais Streets, and a vacant industrial site (fomaer Cheim Lumber Company) is located at
the corner of West San Carlos and Sunol Slreets.
At the southeast corner of Auzerais and Sunol Streets, diagonal to the subject site and south of the KB
Homes development, is approximately 6.22 gross acres of designated parkland, of which 2.25 acres were
already dedicated to the City of San Jose for the development of parkland. The remainiug 3.97 acres will
be dedicated as a part of the project on the subject site.

The project site is, or will be served by public
transit. The site is located on West Sma Carlos
Street which is served by the Valley
Transportation Authority’s (VTA) bus line #22
that serves the West Carlos Street corridor and
is one of the most heavily used lines in the VTA
system. There are plans for a future Bus Rapid
Transit (BRT) along West San Carlos Street,
which will connect DeAnza College to
Downtov, m along this corridor and has a
planned stop approxitnately 1,150 feet fi’om the
subject site at Race Street to the west mad 1,840
feet at Bird Avenue to the east.

The project site is also located within 100 feet
of a planned Light Rail Station between W. San
Carlos Street and. Auzerais Avenue and
approximately 2s500 feet from the existing
Light Rail Station near the corner of Race Street
and Parkmoor Avenue. In addition~ the Diridon Commuter Rail Station is located within 2,650 feet (0.5
nfiles) oftheproject via Sunol Street and The Alameda.

History and Previous Planning Approvals

This propert3, was the subject of a privately-initiated General Plan and Midtown Specific Plan Text
A~nendment (File No. GP09-T-01 ) to accommodate the following:. 1) an increase in density ti’om 100
DU/AC to 125 DU/AC; 2) an increase.in the maximum allowable height from 90 feet to 150 feet subject
to FAA regulations; and 3)changes to ~he Vasona Mixed-Use subarea urban design guideIines, including
increasing the mmximum streetwall height limitation from 40 to 65 feet. These text amendments were
approved by the City Council on December 1,2009.

In 2008, Green Republic and Ban3~ Swenson Builder, proposed to rezone (File No. PDC08-061) the
subject property fi’om the HI Heavy Industrial and CIC Combined Industrial/Commercial Zoning Districts
to the A(PD) Planned Development Zoning District to allow for the demolition of ttu’ee existh~g
warehouse buidlings and the construction of up to 800 multi-family attached residential units and up to
30,000 square feet tbr commercial uses. The conceptual plans proposed 707 residential units in tlu’ee
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tower structm’es and 24,815 square l’eet of retail/commercial area. This rezoning was approved by the
City Council oll November 30, 2010.

Communi~ Engagement

On April 3.0, 2013, a community meeting was held at the Korean Palace on Stevens Creek Boulevard, at
which approximately 36 community members were in attendance. The community members inchtded
local~ area residents, inunediately adjacent residents to the subject site, property owners, and business
owners,

The most vocal theme of the comments and questions were m’ound the parkland dedication and the
amount and location of eonmaercial space. Most community members were concerned about the
dedication of parkland tbr the planned Del Monte Park. The community members wanted stronger
assurances that the land would be dedicated and the park constructed, at the same time as the proposed
project. In regards to the reduction in commercial space, the group was somewhat split on whether it was
a good idea, On one hand maintaining the size of the previously approved commercial space would
support the San Jose 2040 General Plan and its focus on job creation and on the hand no one wanted
vacant storefronts and thought that commercial space belonged out on West San Carlos.

Fhe tbllowing are some additional comments noted at the meeting:
[] Will the proposed flex space be- prepared and constructed to potentially accommodate future retail

and restaurants? (e.g. grease traps, hoods, ducts, and vents~ tall ceiling heights and appropriate
depth)?

- Will the townhomes have stoops/individual entrances on the street?
[] The design of this project should make the plaza tat tlae Light Rail tracts better.
,, Is reducing parldng smart if VTA is not going to build a light rail transit stop at this site?
,’ If Vq’A doesn’t build the Light Rail stop can the ~noney tbr the station go towm’ds parks instead?
. How will the change in this project still implement the Midtown Specific Plan?. A lot of work went

into developing this Plan. If less conmaerciai space is built that will just push more of the jobs to
other development sites.

,, This project will encourage more clean-up of this area and be a catalyst to new development.
[] Residents adjacent to the site do not want to look at the warehouse building anymore.
[] There is a need tbr ,-m ice cream shop in the neighborhood; not a yogurt shop.
, Anything built on the site is an improvement over what is there now. It is about time that

something is constructed that will start to bring tltis m’ea together.
Can the parkland dedication go into a n’ust now and when the site is cleaned the City can take it
over tbr the park development?

[] Block C is the trigger to the redevelopment of this area. No substantial retail will be attracted to
this m’ea until there is new investment in the area.

,, Can tlae site accommodate lnobile vendors or a vending stmad, espeeia!ly in tlae plaza?
,, There is already going to be new investment in the Atmerais corridor with the improvements that

Orchard Sapply Hardware (OSH) is making down the street, With the adjacent KB project, OSH
site haaprovements and allowing Block C to be developed first will fi.~rther enhance and connect .
tiffs portion of the AUzerais corridor,

The proposed rezoning was analyzed with respect to: 1) conformance with the Envision San Jose 2040
General Plan, 2) Midtown Specific Plan,3) Proposed Development Standard Changes, 4) sustainabilit3,,
and 5)the Cahtbrma Emqrol:unental Quahty Act (CEQA),
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San ,lose 2040 General Plan Conformance

The subject site is designated Transit Residential on the Envision 2040 General Plan Land Use /
Transportation diagram. This designation supports a density of 50-250 Dwelling Units per Acre (DU/AC)
and a Floor Area Ratio (FAIL) of 2.0 to 12.0 (5 to 25 stories),. Tiffs is the prilnary designation for new
high-density, m~xed-use ~es~dentml de\ elopment sites that are located in close proximity to transit, jobs.
amenities, and services.

The proposed project includes a mix of high density residential/commercial mixed Use development with
a net residential density range of 89,5 to I 19 dwelling units per acre consistent with the density range of
the Transit Residential land use designation. Therefore, the proposed development on the site is consistent
with the density range of its land use designation.

However; a top priority of the Em,&ion SanJosd 2040 General Plan is to direct growth to identified
growth areas and create complete Urban Villages. The Land Use / Transportation Diagram has a series, of
designations that identi t’y targeted locations tbr growtll intensification, including but not limited to the
DowntoWn, Urbma Village Areas, Transit Employment Centers, and Specific Plan Areas, The subject site
is located wiflfin the boundaries of the Midtown Specific Plan. As a part of this growth strategy, the
Midtown Specific Plan was assigned additional job and housing growth capacity. While the proposed
project is locating growth in the appropriate area, reducing the amount of use intensification on the
subject site does not particularly enhance this growth strategy and is a lost opportunity forachieving the
General Plan’s goal.

Additionally, the San Jose 2040 General Plan states that if a new development project is located within a
Specific Plan area, t!~e project is required to be in COl~ormance with the San Jos6 2040 General Plan land
use designation for the site, as well as the subject Specific Plan’s goals and polices and urban design
guidelines, The proposed project~’s conformm~ce with the Midtown Specific Plan is discussed ha the
following section of this staff.report,

To maintain growth capacity on the subject site, staff is recommending that the minimum height
requirement tbr Block C not be lowered to 50 ti~et, but allow it to be lowered to 70 feet. With staff’s
recommended Development Standards, the proposed project on the subject site can be found consistent
with tile following General Plan Policies:

Land Use attd Employment Policy - IE-1.6: Plan land uses, itffi’aso’ucture development, and
other initiatives to maMmize utilization qf the Mineta Satt Josd huernationatAitport~ existing and
planned transit systems inehtdmg /txed rat (e,g,, Itigh-Speed Rail, BART and Caltra#O Lig!tt-
Rail attd Btts Ralml Transt fi~cilities, and the roadway networL ConsLs’tent ~ 4lh other General
Plan policies, promote devdlopment polential proximate to these transit system investments
conqmtible with theirjidl utilization. Encourage public lransit provider:~’ to serve employnwnt
areas.

The site’s Transit Residential land use designation is appropriately planned for tiffs site as it is
located immediately adjacent to a planned light rail .stop on the Mountain View - Winchester
Light Rail line and a Bus Rapid Transit (BRT) line along West San Carlos Street, The existing
zoning and the proposed rezoning will promote development proximate to these transit systems as
it will allow for a high density residential/commercial mixed nse development.
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Vibrant Neighbot’hoods Policy - !/N-I.3: Encourage the development and maintenance of
compatible neighborhood retail attd services wilhin walMng distance of residences trs a meatts to
promote the creation of "complete ’" neighborhoods.

Tile e,,fisting zoning and the proposed rezoning is consistent with ttiis policy in thatground floor
commercial uses are required to be located along West San Carlos within walking distance of
existing and future residents.

CommuniO, Design, CompatibiliO, Policy- CD-4.3: Promote consislenl deve!opment patterns
along sir’eels, particularly in hm ~, buildings relate to the s~reet, to promote a sense ~f vis~ ml order,
and Io provide allraclive streelsealWS,

While the rezoning request will eliminate the requirement of a tower structure on the soutl~ern-
most block, Block C, the rezouing does still require that each or’the three blncks be developed
with a very urban style building mass witla setbacks relatively close to the edge of the sidewalks.
Staff’s recommended height limit of 70 feet will further ensure that the development has dense a
urban tbnn and does not end up taldng the form of a lower density product type that currently
exist all throughout San Jose,

The rezoning reqtlest on the sub.leer site, as requested by t!~eapplicant, is not consistent with the following
General Plan Policy as discussed in the following:

Efficient Use of ResMeutial attd Mixed-Use Lands Policy - .L U-I O. 6 In ident~[ied growlh w’eos,
do not approve decreas’es in residenlial density through zoning change or development ertlillertwltl
applications or lhrough General Plan amendments.

The proposed rezoning requests a reduction in the minimum amount of residential units li’om 680
to 600. The loss orS0 tuiits represents a 13% reduction in overall residential units. In an area that
has been identified for intensification a reduction is not consistent with this policy.

Overall, this transit-oriented, higlvdensity, mixed use project supports the goal of the General Plan to
locate ga’owtl~ intensification ha identified growth areas, which includes the Midtown Specific Plan area
where the sUl~ect site is located, as long as the density is not further diminished.

Midtown Specific Plan

The proposed project conforms to key elements of the Midtown Specific Plan (MSP), as amended in 2009
by the City Council. The MSP is broken down into subareas, The subject site is located within the Vasona
Mixed Use Subarea, This Subarea is intended to be developed as a lfi gh-density mixed use activity center
surrounding the planned West San Carlos Light Rail Station on the Mountain View - Winchester Light-
Rail corridor,

The MSP provides urban design guidelines, tbr transition to residential and supporting commercial uses.
Belbre the MSP, the area predominately had non-residential uses.

In summary, the policies of the Vasona Subarea state the following:

Discourage low intensity uses, which are defined as anything lower than 40 dwelling units per
acre or a minimum 0.5 FAR.
The maj or focus of the area is on an active pedestrian plaza at the plmmed Light-Rail Station.
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Orient active ground-level commercial uses on West San Carlos. Street.
Parking and servicing facililies should be oriented away pedestrim~ area mad integrated within a
development.
Development should build to, or very near, the property lh~e.

Consistent with the above, the conceptual site design for this project includes three dense urban blocks
with ground level commercial uses on West San Carlos Street, which pnrsuant to the Midtown Specific
Plan, will create a walkable environment with wide sidewalks throughout the project with good linkages
to open space, commercial areas and transit opportunities, Two plazas are provided on the site, one is
located at ~he corner of West San Carols and Sunol Streets and one is located at the planed Light-Rail
station at the corner of At~erais Avenue and Sunol~ Street. Parldng will be provided within, parking
garages within each block with a small amount of street parldng provided along the existing and new
public and private streets, Developmen~ setbacks are set at the property line and ha some cases near the
property ~vhere stoops or Ire’get sidewalks m’e accommodated. Additionally,/he MSP has a maxinmm
allowable height of 1.50 feet, Consistent with this height limitation, the proposed zoning includes a
maximum heig!~t limit of 150 feet.

Finally, as proposed by staff, and depicted on the conceptnal elevations and site plan, the project .will
complement and extend adjacent residential and commercial areas already built and planned within file
Midtown Specific Plan.

Proposed Development Standard Changes

The purpose of a Plmmed Development Zoning is to implement the current. San Jose 2040 General Plm~
and in tiffs case the Midtown Specific Plan as well. The applicant’s requested Development Standard
changes are not all consistent with the General Pimp; therefore, staff is only reconmaending approval of the
project per the attached Staff’s Recommend Development Standards as further discussed following each
of the applicants numbered requested changes below:

1. Lowering the range of mttlli-,fim~ily residenlial units,fi’om 680 - 800 to 600 - 800 units,

The reqnest to change the minimum number of residential units from 680’ to, 600 is consistent with
the 2040 General Plan as the minimum density would then be 89.5 DU/AC, wlaich is with the 50-
250 DU/AC range of the sites Transit Residential land, use designation.

Lou,ering the range q[’comOwrchtl square Jbotage fi’om 24, 000 - 30,000 square feet to 12,500 .-
30, 000 square.feet,

Staffis supportive of reducing the required amount ofn’finimum commercial space fdr the project,
and eliminating tl~e requirement.tbr commercial space on Block C. The elimination of commercial
on Block C will further the success ofthe commercial space not only on West San Cmqos Street,
which is along the project frontage, but along the greater West San Carlos Street corridor, wlffch is
designated as a Urban Village in the General Plan. Additionally, with the removal of the required
commercial space on Block C, staffis recommending additional design standards to ensure that
the building design still activates the streetscape mad provides for a comfortable interface with the
"Trolley Plaza". A Development Standard was added that requires "flex space" surrounding the
"Trolley Plaza". The flex space will allow tbr residential uses, but will be required to be designed
and built for a commercial occupancy.
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Finally, it is a foremost goal of the General Plan and Midtown Specific Plan to develop
commercial space that will be successful along West San Carlos Street. Therefore, staff is
recommending that the minimum amount of required commercial space be 14,000 square feet and
not the applicant’s requested 12,500 sq uare feet. Staff’s recommend amount of commercial square
footage will be adequate to serve the site and surrounding area, and it will allow for more
commercial uses to wrap the comer ;of West San Carlos Street and extend fiarther down Suno[
Street than what is currently proposed.

Reduce lhe minimum building lwighl fi’om 150.[Oct to 50./Oet on the southern most portion of the
8. 25 acre site talent(fled as Bloc’k C on Ihe approved Land Use Plan.

Staffis supportive era reduction in height on Block C, but only to aheight of 70 feet and not 50
feet as requested. Tl~e conceptual elevations for Block C, as illustrated below, depict a structure
between 70 mad 80 feet in height. Reducing this structure to 50 feet in height would allow the
removal of at least two floors, resulting in a less dense structure with a building form typical of
multi-family residential development tbund througlmut San Jose. A reduction to 50 feet in height
is not what is envisioned by the General Plan, O~ich is to develop a compact and dense form in
growth areas. A minimum height limit of 70 feet will ensure the development era dense, highly
urban structure that will also likely help. increase tile total number of residential units to or over the
minimum 680 residential units as approved under the previous zoning on the entire site.

Partictl illustration era section ~h’al. ,i,g of the conceptual bui/dingJbr Block C. Sheei 5. 6 of the plan set.

4. Reduce the parking ratio/br residential uses by approximately O. 30 spaces pet’ bedroom.

Staff is.supportive of tile reduced paridng ratio :tbr residemial uses, The proposed ratios range from
i,00 per studio unit to 1.5 per three bedroom trait. Since the approval of the Plamaed Development
Zoning on the site ill 2009, the parking ratios provided h~ the Zoning Ordinance have been
reduced. The General Plan also supports reduced parldng ratios in Policy - TR-8. i which states,
"Promote trmasit-oriented development with reduced parldng requirements mad promote amenities
around appropriate transit hubs and stations to facilitate the use of available transit services,"
Given the Zoning Ordinance parking ratio reduction, the aforemention.ed General Plan Policy, and
the l"aet that the site is located at tile planned West San Car!os Light Rall station located at the
southeast corner of the project, it is witliin approximately 2,400 feet of" an existing. Light Rail



File No. PDCI3-004
Page 11 of 13

station at Race Street and Parkmoor Avenue, it is within 1,130 feet of the plam~ed BRT stop at
West San Carlos and Race Streets, and within a V-, mile of the DMdon Station, the reduced, parking
ratio request is appropriate.

Additionally, the applicant is notrequesting to cllange {he Development Standards dmt require the
developer to provide a Valley Transportation Authority (VTA) "Eco-Passes" (or equivalent
passes) to all future property owners or tenants through year 2055 and the allowance to provide
"unbundled" parking spaces for those units that have two bedrooms unless they are tandem
parking stalls and assigned to a particular unit.

5, Change the tinting of parkland dedication to allow/br dedication to occur prior to lhe.fisl
occupancy permit.

.Staff recommends that the parkland dedication timing language be. revised but not timed solely on
the first occupancy permit and rather on an irrevocable offer of dedication at the issuance of the
first building permit and then full dedication at the first occupancy permit as stated in the
following:

"Prior to the issuance of the firstbuilding permit for the first phase of construction, an in’evocable
offer of dedication shall be provided to the City of San Jose for the 3:99 acres of property located
at the southwest comer of Auzerais Avenue and Sunol Street to ensure that this land is dedicated
[br City Parkland. During the Planned Development Permit process, the Developer shall begin
work with Planning, Public Works and Parks, Recreation and Neighborhood Services and the
District 6 Conmaunity 0n the design of De! Monte Park and construction Parks Agreement.
Dedicated land shall be delivered to Parks Recreation and Neighborhood Services ill accordance
with the standards set tbrth in Chapter 14.25 and Chapter 19.38 &the San Jose Municipal Code~
Real property shall be fi’ee and clear of encumbrances, including, but not limited to, environmental
contamination, structures, liens, and easements, The final land dedication shall be corn pleted by
the Developer prior to the issuance of the first Occupancy Pemfit."

6. Change the limit~g of the vohmlary contribttlion to lhe Va!ley Transportation Aulhority./br pttblic
lranxit imprm~emenls

As the contribution for transit improvements is voluntary,, the requested change to the language on
the timing of the conta’ibution is agreeable. However, staff does recommend the following
language:

"Prior to occupancy of the first residential trait, the developer shall contribute $1,000,000 to the
City of San Jose [’or transit improvements. The improvements are intended to tallow construction
0fthe light rail station near the site."

Tiffs revised language will ensure that the contributed money is used for any transit improvements
should file Valley Transportation Authority (VTA) not need the money for the West San Carlos
Light-Rail station.

As outlined in the attached Staft’s Recommended Development Standards document, the existing
Development Standards under File No. PDC08:061 will remain unless the City Council approves a
Development Agreement for the projec~ with the developer and property owners.
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Finally, the Development Standards tbr ihe Plmmed Develop ment Zoning set forth tim basic parameters
for the future development ineludlng the identification of allowed uses, setbacks, building height, parldng
requirements, open space mqnirements, and required environmental mitigation, Should this: rezoning be
approved, a Platmed Development Perlnit would subsequently be required. This Permit wonld fbcus on
thc finit+ design details of the architecture of the site plan in confon~m~2ee with the adopted development
stm~dards.

Sustainability

This project is subject to the City of San Jose Green Building Ordinance tbr New Construction Private
Development, A future Planned Development Permit for this project will be conditioned to be
GreenPoint for 50 points or LEED Certified prior to issuance of a building permit.

Califo~’nia Environmental Quality Act (CEQA)

The subject rezoning is a less intense project than the one analyzed for the i~fitial Planned Development
Rezoning (File No. PDC08-061) of the subject site. Therefore, this rezoning will use the same
Environmental Impact Report (E1R) that was certified by the City Council as complete mtd in con formance
with the Calilbrnia Environmental Quality Act (CEQA) trader Resolution No. 75192 on December 1. 2009.
This EIR provided program-level environmental review tbr text amendments to the Mit#own Spee!fic Plan
and the San ,]Osd 2020 General Plan, as well as, project, level enviromnental review for the Planned
Development Rezoning, The EIR identified the project would result in significant unavoidable
txansportation impacts, which are brieflysummarized below.

The EIR also includes mitigation measures that would reduce may potentially significant project impacts
to biologi cal resources, cultui’al resources, geology and soils, hazards and hazardous materials and noise
to a less-than-significant level, The mitigation measures will be included in the development standards of
the Plmmed Development Rezoning.

The project traffic would constitute one percent or more offieeway capacity on two of the fi’eeway
segments already operating at Level F: Highway 87 from 1-280 to Julian Street, northbound during the AM
peak hour and Highway 87 fi’om ,Inlian Street to 1-280 southbound during the PM peak hour. In addition to
fi’eeway impacts, at a cumulative level, Iooldng at the incremental effects of an individual project when
viewed in connection with tlae effects of past, cnn’ent and probable future projects, the proposed Planned
Development Rezoning would contribute to a cumulative ha~pact to the local intersection of Meridimi
Avenue and San Carlos Street, a protected intersection and result itl significant impacts at four directional
peak hour fi’eeway segnnents.

PUBLIC OLrl~REACHIINTEREST

In addition to the community meeting, the propm~y owners and occupants within a 1,000-foot radius were
sent public hearing notices tbr the Plamfing Cmmnission and City Council hearings. This staff report lias
been posted on the City’s web site. 8ignage has been-posted at tile site to in£brm the public about the
proposed change. 8taft has been available to. discuss the proposal with interested members of the public,
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General Correspondence

Multiple e-mails and letters were received fi’om community members and are attached to this report. The
letters stated various conccrns and support. Concerns centered on the perceived maaount of traffic that the
project would bring through the neighbofl~ood, the. lass ~vt’retail space, and the timing of the development
of the Park. Support centered on the reduced height on Block C as it is seen as being more compatible
with the adjacent residences and that the project will provide the additional land needed for the future
Park at the southeast corner of Auzerais Avenue and Sunol Street.

ProiectManager: LesleyXavier Approved by:

Owner/Applicant:

Green Republic, LLP
c/o Michael Van Every
84 W. Santa Clara Street, Suite 600
San Jose CA 95113

Aitachmeats:

Applicant’s Requested Development Slandards
Staff’s Recommended Development Standards
Neighbor Con’espondence
Plan Set



Applicant’s Requested Development,Standards

OHLONE MIXED USE PROJECT
DEVELOPMENT STANDARDS

USE ALLOWANCES:

1, Residential development ranging from:600 6~-800-attached residential unitS. The
projectshall comply with the City’s InclusionmT Housing Ordinance.
2. Commercial development range: ~2.50~) ~00(~ ~-3. t~;~)00 gross square feet.
3. Permitted, Special and Conditional uses oftheCN Commercial Neighborhood District, as
mnended. Special and Conditional Uses of the CN Commercial Neighborhood District, as
amended may be considered with a Planned Development Pernfit Amendinent,
4.    USes of the LI Light Industrial Zoning District, as amended may be allowed on blocks
that do not include new residential deve!opment as proposed. The continuance of existing legal
industrial uses is allowed. Any modifications or expansions of such uses will be subject to a
Planned Development Permit~, Such permits may be subject to site~ landscape and sidewalks
upgrades to ensure better compatibility with the proposed residential development and to
~:acilitate good pedestrian connectivity between Auzerais Avenue and W. San Carlos Street.
Interim uses of proposed blocks for parking lots and/or other use consistent with Midtown
Specific Plan Policy 2A may be allowed upon the issuance of a Planned Development Permit.
Construction staging fbr the subject development and/or oftZsite transit improvements may also
be allowed with a Permit Adjustment.

DEVELOPMENT STANDAI~S:

Division of Site into Three Blocks. The pro.ject site shall be divided into tltree blocks, each
bound by public or private streets, Block A shall bc located closest to San Carlos Street, Block C
shall be toeated closest to Auzerais Avenue, and Block B located between the aforementioned
blocks. Private streets shall include public access easements and shall not be gated. In the event
that the project is phased (i.e~ only one or two blocks built at first phase), the sidewalks
improvements to provide good pedestrian connectivity to Auzerais Avenue and W. San Carlos
Street shall be built with the first phase.

All setbacks as described below are measured from the property line, except tbr building
elements adjacent to the proposed internal private streets, where, the setbacks are measured from
the face of curb adjacent to the parking lane. The street atones for the new street referenced in
these development standards are tentative and subject to final approval at the Tentative Map
stage, Wide sidewalks shall be provided throughout the project to facilitate generous clearance
for pedestrians and also opportunities for sidewalk cafes mad/or outdoor displays, where adjacent
to commercial frontages.



Block A:
Maximnm/Minimum Height: A residential tower shall be provided that encompasses 10-25% of
the block foot print shall be provided. This tower shall be between 140 and i 50 fleet (11-15
stories above grade), All other buildings shall be limited to 65 Feet (max.), except that minor
roof top appurtenances such as stairwellS, equipment screens, elevator towers, etc. placed more
than 5 feet fi’om the streetwall may extend up to 80 feet (max,). An "FAA Determination of No
Hazard" shall be obtained prior to the issuance of a Building Permit.

San Carlos Street Setback: 5’ minimum (excluding minor architectural projections such as, bnt
not limited to, awnings, fins signs, and balconies). At least 75 percent of the fiontage shall have
buildings where the first floor is within 10 feet of the minimtma setback line. The tower shall
have a minimuni/maximmn setback of 20/25 feet for at least 70% of the building face oriented
towards this street. There shall be a minimum 17-foot Wide sidewalk (combination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parldng
garages.

Sunol Street Setback: 5’ minimum (excluding minor architectural projections such as, but not
limited to, aWnings, fins signs, and balconies). At least 35 percent of the fi’ontage shall have
buildings where the first floor is within 10’ of the minimum setback line. The tower shall have a
nfinimum setback of 80 feet. There shall be a minhnum 16 sidewalk (combination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parking
garages,

E,-u’le Avenue Extension (New Private Street). Setback : 20’ minimum for building (12’ for
private or semi-private open space) from face of parking lane curb. The maximum building
setback shall not exceed 30 feet. There shall be at least 3 linear feet of landscaping between the
sidewalk and all private or semi-private open space areas~ The tower shall have a minimum
setback o1~ [00 feet. There shall be a minimum 10’ sidewalk (combination ofpubllc and/or
private) between building m~d face of curb. No setbacks shall apply to fully depressed parking
garages.

West Street (New Street) Setback: 10’ minimum (excluding minor architectural projections such
as, but. not limited to, awnings, fins signs, and balconies). At least 50 percent of the frontage
shall have buildings where the first floor maintain a 15’ maxhnum setback, The tower shall have
a minimum/maximum setback of 20/25 feet respectively for at least 50% of the building lace
oriented towards this street. There shall be a minimum 14’ sidewalk Icombination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parking
garages~

Use Restrictions:
l.    The ground floor fi’ontages along San Carlos Street and Sunol Street shall be comprised
of only commercial uses such as restaurants, retail, and personal services. Office uses, shall be
limited to no more than 20% of the eo~mnercial frontage on San Carlos Street, and no more 50%
of the Sunol frontage.
2. Garage access shall be limited to Earle ~;t~’-~e~- A,vem~c and West Street.
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3.    The street level residential interlace with Earle Avenue shall be comprised of units with
~i~e~+i~:tivi~l~d-access to the street including .~op~-~d semi-private open space,
4. Commercial loading spaces may be provided along the curb of public or private streets.
5. A single, open plaza area, with direct access to San Carlos Street and Sunol Street shall
be. provided, This plaza shall be at least 5,000 square feet.
6,    Parking lanes along private streets shall include sidewalks pop-outs (i.e. sidewalk areas
without parking that extend to the edge of the travel lane) with a combined total length of at least
100 feet per street,

Block B:
Maximtm~/Minimum Height: A residential tower shall be provided, that encompasses l 0-25% of
the block lbot print shall be provided, This tower shall be between. 140 and 150 feet ( 11-15
stories above grade) and shall be offset fi’om that of Block A. All other buildings shall be limited
to 65 feet (max.), except that minor.roof top appurtenances Such as stairwells, equipment screens,
elevator towers, etc. placed more than 5 feet from the streetwall may extend up to 80 feet (max.),
~91icable~ ~ "FAA Determination of No Hazard" stroll be obtained prior to the issuance of a
Building. Permit.

Sunol Street Setback: 10’ minimum (excluding minor architectural projections such as, but not
limited to, awnings, fins signs, and balconies), The tower shall have.a minimum / maximum
setback of 10-20 tibet respectively for at least 50% of the building face oriented towards this
street. There shall be a minimum 16 foot sidewalk (combination of public and private) between
building and face of curb. No setbacks shall apply to fidiy depressed parking garages.

Earle Avenue Extension (New Private Street) Setback : 20’ minimum for building, excluding
stairs to podium level,~ (12’ tbr private or semi-private open space) fi’om thce of parking lane
curb. The maximum building setback shall not exceed 30 feet. There shall be at least 3 linear
I~et c~f landscaping between the sidewalk and ’all private or semi-private open space areas. The
tower shall~ have a minimum/maximum setback of 30/40 feet respectively tbr at least 70% of the
building face oriented towards this street.. There shall be a minimum 10’ sidewalk (combination
of public and/or private) between building and face of curb. No setbacks shall apply to fully
depressed pat’king garages.

West Street (New Stree0 Setback: 10’ minimum. At least 60 percent of the ti’ontage sllall have
buildings where the first floor maintain a 15’ maximum setback. The tower shall have a
minirnum setback of 80 feet. There shall, be a minimum 14’ sidewalk (combination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parldng
garages.

South Lane (New Street) Setback: 20’ minimum for building (12’ for private or semi-private open
space) fi’om lb.ce of parking lane curb. The maximtma building setback shall not exceed 30 feet.
There.shall be at least 3 linear feet of landscaping between the sidewalk and all private or semi-
private open space areas, The tower shall have a minimum setback of 100 feet. There shall be a
mhfimum 10’ sidewalk (combination of public and/or private) between_ buildh~g ,and face of curb.
No. setbacks shall apply to fully depressed parking garages.
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Use Restrictions:
1.    The ground floor ti’ontages along Sunol Street shall be comprised of commercial uses or
residential conua~on use areas such as, but not lhnited to community rooms~ recreation rooms, or
lobbies,
2. No individual residential units shall be located on the grotmd floor adjacent to Sunol
Street.
3. Garage access shall not be allowed from Sunol Avenne,
4. The street level residential interface with Earle Avenue and South Lane shall be
comprised ol" units with direct individual access to the street it~cluding stoops and semi-private
open space.
5.    Parking lanes along private streets shall include sidewalks pop-outs (i.e. sidewalk areas
without parking that extend to the edge of the travel lane) with a combined total length of at least
/00 feet per street.

Block C
MaximurrdMinimum Height: A residential tower ~l~n t! m~v be provided that encompasses .10-
25% office block fbot print shall be provided. A :~h~ tower ~t~at] ma._ ’~! be between 110 and 130
feet (10-11. stories above grade), All other buildings shall be limited to 501o 80-~-5 feet (max.),
except that minor roof top appurtenm~ces such as stairwells, equipment screens, elevator towers,
etc. placed more than 5 feet from the streetwall may extend up to ’80 9~ feet (max,), It
~licable~ ~ ~\-n "FAADetermination of No Hazard" shall be obtained prior to the issuance of a
Building Permit.

Sunol Street Setback: 10’ minimum (excluding minor architectural prqiections such as; but not
litnite~:t to, awnings, fins signs, and balconies), At least 50 percent of the total buildings (l.st
floor) t’acing this street shall maintain a 15 tbot maximum setback. She-A_tower shall have a
minimum setback of 80 feet. There shall be a miuimum 16 sidewalk (combination of public and
private) between building and face of curb. No setbacks shall apply to fidly depressed pro’king
garages.

Auzerais Avenue Setback: 5’ minimum tbr building, 3’ tbr patios or other private/semi-private
open space. There shall be at least 3 linem" feet of landscaping between the sidewalk and all
private or semi-private open space areas. At least 60 percent of the total buildings (1 st floor)
[hcing this street shall maintain a15’ maximum setback, qzhe-A tower sllall have a
minimum/maximum setback of 5/25 feet respectively, There sliali be a mininaum 12’ sidewalk
(combination of public and private) between building and face of curb. No setbacks shall apply
to fully depressed parking garages.

South Lane (New Street) Setback: 20’ minimum t’or buildh~g (12’ for privY.re or semi-private open.
space) fi’om face of parking lane curb. The maximum building setback shall not exceed 30 feet.
There shall be at least 3 linear feet of landscaping between the sidewalk and all private or semi-
private open space areas. The tower shall have a minimum setback ofl00 f~et. There shall be a
minimum 10~ sidewalk (combination of public and/or private) between building and face of curb.
No setbacks shall apply to fully depressed parking garages.
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West Street(New Street) Setback: 10’ minimum for building: Y fbr patios or other private/semi-
private open space. There shall be at least 3 linear feet of landscaping between the sidewalk and
all private or semi~private open. space areas, At least 60 percent fi’ontage shall have’ buildings
where the Inst floor maintain a l 5’ maximum setback. The tower shall have a minimum/
maximum Setback of 10/25 feet respectively. There.shall be a minimum 12’ sidewalk
(combination of ptlblic and private) between building and face of curb, No setbacks shall apply
to fully depressed parking garages.

Light Rail Transit R-O-W Setback: 10 feet minimum

Use Restrictions:

2.    No more than three (3) live/work units and one (1) residential unit shall be located on the
ground floor facing the Stmol. The residential unit entrance and open space shall orient toward
the proposed private street.
3.    The street level residential interface with South Lane shall be comprised of units with
di~eet4~di.vid~l.access to the street including ~o~-~.-~mt-semi-private open space.
4.    A single, open plaza area, with direct access to Auzerais Avenue and Sunol Street shall
be provided. This plaza shall be at least 4~000 square feet.
5,    Parking lanes along private streets shall include sidewalks pop-outs (i.e. sidewalk ~eas
withont parking that extend to the edge of the travel lane) with a combined total length of at least
100 t~et per street.

ARCHITECTURE: The project shall use high quality materials and finishes. F.~_~~
.t:Fhe [’ootprints of the ~1~ towers shall be staggered as noted in the setback standards.
Facade designs oriented toward the same direction shall be treaed so that there is adequate
variation to avoid a similar appearance for each tower. Facades with ground floor residential
uses, shall be substantially articulated with stoops, individual unit entrances, and/or common
building entrances to help activate the appearance of the streetscape to the satisthcfion of the
Director of Planning at the Planned Development Pe~Tnit stage.

PAPdONG REQUIREMENTS: No outdoor surface parking, except along streets, shall be
allowed anywhere on the project site. Bicycle parking shall be provided for each block in
accordance with the Title 20 (Zoning Ordinance) requirements, as amended.

Residential:
Note: The table below includes a 10% reduction from the standard Zoning Ordinance parking
requirements for uses in close proximity to transit. An alternating parking an’angement may be
considered at the Planned Development Permit stage for partial use of surplus cormnercial
parking areas within parkh~g garages.
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I

Unit Type
Studio
1 Bedroom
2 Bedroom
3 Bedroom
Additional Bedrooms
Live/Worl¢ Unit
Units coupled with tandem
parking or parking lifts

Reqtfiremenl
!,00 m 1.35 per unit
~1.0_~0_!o_ 1.35 per unit
1,35 l.o 1.62 per unit
1.5 m 1.62 -M~per unit
¯ 135 per unit

1.5 to 2.0 unit

Per Fide

Parking Exception tbr Street Parldng: The overall residential and commercial pro’king
requirement may be redtieed byup to 10%, at the discretion of the Director of Plmming at the
Plamied Development Pemiit stage, provided, that the developer can demonstrate that adequate
street parking along the public and private street fi’ontages of the project (including both side of
West Way) is provided in accordance with the standards identified for the this project.

Retail/Commercial: Parking shall be provided at a rate of one space per 400 net squm’e feet of
tenant space for ground floor co~mnercial uses, as per Title 20 as amended. The parking
exception tbr street parking noted above may be applied to the commercial component of the
project.

Pursuant to the Developer’s request per separate agreement and endorsement with "Transtbrm:,
the Developer voluntarily agrees to the following conditions that shall also be placed as a
condition within the PD Permit~
1.    To provide a Valley Transportation Anthority "Eco~Passes" (or equivalent pass) to all
future property owners or tenants.
a.     Condominium unit owners shall be issued two passes at the time of close of escrow fbr
each unit. The Eco-Passes (or equivalent pass) shall be administered tbxough the respective
developer, and then the later by the home owners association,
b.    Apartment tenants shall be issued two Eco-passes (or equivalent pass) per unit on a
monthly or yearly basis tlu’ough 2055.
2,    Developer may "provide unbundled" parking spaces for those units that have two
bcch’ooms unless flmy are tandem pro’king stalls and assigned to a particular unit wittfin each
phase of development.

RESIDENTIAL OPEN SPACE REQUIREMENTS

Private Open Space - 60 square .feet per unit (tbr at least 50% ofthe traits). This may be
adjusted at a I square foot to. 1 square tbot ratio at the PD Permit stage for an increase in size of
the conmmn open space area(s). The minimum width shall be 6 feet, however a minor reduction
in that width may be considered by the Director of Planning at the PD Permit stage if the overall
size of open space area is increased beyond the overall minimum area requirements..



Common Open Space - 1 O0 square feet average per unit (this includes enclosed recreation
space), 50% of the public plazas outside the setback area may be counted towmds the common
open space requirement.

PARK DEDICATION:

Prior to the approval ofa _er¢fi~catc oFOccupancv for the first co~struction_phase
P-~med~De-v~pmenbPe~m~t-_the developer shall dedicate ibr park
~hh~fi~n o~ 3.99 acres of property located at Auzerais and Stmol
~ted~-at~r-~i~y4~m& During the PD Permit process, the Developer shall begin work with
Plmming, Public Works and Parks ~d Neighborhood Services and the District 6 Community on
the design of Del Monte Park and construction Parks Agreement. The final l~d dedication by
the Developer shall be detemdned with the City’s approval of the first Plamaed Development
Permit.
Altemativcl ~_~h~ O~xcloper and CiL~, may cuter into a develol)~Lreemem to address t i
dedication and improvement of the above mentioned parkland.

ICONTRIBUTION FOR TRANSIT IMPROVEMENTS: Prior to issuance ofa Ccrtilicate ol"
Occ3Nancv !:br tile lirst conslr’uction phase of the l~roj.cct P-binned
De~v~t~m~entq~e~:mit, the developer ha~a~votuntaaty-~g~d~ f!q 11 contribute the sum of
$1,000,000 to be applied to the develop~nent and/or design and/or financing of the West San
Carlos (WSC) station or other public transportation nodes that: the City and VTA deem
necessary.

PUBLIC INFRASTRUCTURE IMPROVEMENTS: A complete list of final conditions
shall be applied at the Plamaed Development stage to the satisfaction of the Director of Public
Works in accordance with the final memorandum. These include, but are not lhnited to. the
following:
1.    For the impact at the protected intersection of Meridian Avenue and West San Carlos
Street, construct offsetting improvements equivalent to $202,000. The offsetting improvements
are identified tlu’ough the Strong Neighborhood Initiative process and a list of improvements is
cun’ently established,
2.    Modifythe traffic signal atthe intersection of Stmol Street and West San CarlOs Street to
conform the project li’ontage to surrounding street alig~maent.
3.     In accordance with CMP requirements, the project is required to implement "Immediate
Actions" portion of the CMP TIA Guidelines. Measures may include:
i. Bike lockers, racks, and facilities at Transit Centers
ii. Bike storage at residential developments
iii. Improve roadside bicycle facilities
iv. Improve pedestrian facilities
v. Bus Stop improvements
vi. TDM programs and public information progrmns
vii. HOV parking preference program
4.    Stonnwater Runoff Pollution Control Measures: This project must comply with the
City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which requires
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implementation of Best Management Practices (BMPS) that include site design measures, source
controls, and stormwater treatment controls to minimize stormwater pollutant discharges.
5.    The In Lieu Undergronnding Fee shall be paid to the City for all fi’ontages adjacent to
Auzcrais Avenue and Sunol Street prior to issuance of a Public Works clearance. One hundred
percent (100%) of the base fee in place at the time &payment will be due. (Currently, the base.
fee is $395 per linear foot of frontage.) The Director of Public Works may, at her disct~etion,
allow the developer to perform the actual undergrounding of all off-site utility facilities fronting
the project adjacent to Sunol Street in lieu of paying the Undergrounding Fee, Develope~’ shall
submit copies of executed utility aga’eements to Public Works prior to the issuance of a Public
Works Clearance:
6.    Applicant shall be responsible to remove and replace curb, gutter, and sidewalk damaged
during construction of the proposed project.
7.    Dedication and improvement of the public streets to the satisfaction of the Director of
Public Works~
8.    Repair, overlay, or reconstruction of asphalt pavement may be required. The existing
pavement will be evaluated with the street improvement plans and any necessary pavement
restoration will be included as part of the final slxeet improvement plans.
9.    E~sthag electroliers along the prqject fi’ontage will be evaluated at the public
improvement stage and any street lighting requirements will be included on the public
improvement plans.
10. Per Connnon Interest Development (CID)Ordinance, all common infrastructure
improvements such as private streets shall be designed and constructed ha accordance with the
current CID standards,
11. Provide public pedestrian and public bike access easements over the proposed private streets
(South Lane and Earle Street).



Staff’s Recommended Development Standards

OHLONE MIXED USE PROJECT
DEVELOPMENT STANDARDS

I

USE ALLOWANCES:

Residential development ranging from: (~8061)O-800 attached residential units. The
project shall comply with the City’s Inclusionm-y Housing Ordinance.

Commercial development range: ~.,:~(4914~ - 30,000 gross square feet.

Penafitted, Special and Conditional uses of the CN Commercial Neighborhood District, as
amended. Special and Conditional Uses of the CN Commercial Neig!aborhood District,
as anaended may be considered with a Pla~med Development Permit Amendment.

Uses of the LI Light Industrial Zoning District, as mnended may be allowed on blocks
that do not include new residential development as proposed. The continuance of existing
legal industrial uses is allowe& Any modifications or expansions of such uses will be
subject to a Planned DevelOpment Permit. Such permits may be subject to site, landscape
and sidewalks upgrades to ensure better compatibility with the proposed residential
development and to facilitate good pedestrian com~ectivity between Auzerais Avenue and
W. San Carlos Street, Interim uses &proposed blocks for parking lots and!or other use
cortsistent with Midtown Specific Plan Policy 2,4 may be allowed upon the issuance Of a
Planned Development Permit. Construction staging for the subject development and/or
off-site transit improvements may also be allowed witl~ a Permit Adjustment.

DEVELOPMENT STANDARDS:

Division of Site into Three Blocks. The project site shall be divided into ttu’ee blocks, each
bound by public or private streets. Block A shall be located closest to San Carlos Street, Block C
shall be located closest to Auzerais Avenue, and Block B located between the aforementioned
blocks. Private streets shall include public access easements and shall not be gated. In the event
that the project is phased (i.e, only one or two blocks built at first phase), the sidewalks
improvements to provide good pedestrian connectivity to Auzerais Avenue and W. 8m~ Carlos
Street shall be built with the first phase,

All setbacks as described below are measured from the property fine, except for building
elements adjacent to the proposed internal private streets, where the setbacks are measured from
the fhee of curb adjacent, to the parking lane. The sta’eet names for the new street refere~ced in
these development standards are tentative and subject to final approval at the Tentative Map
stage. Wide sidewalks shall be provided throughout the project to facilitate generous clearance
for pedestrians and also opportunities for sidewalk cafes and/or outdoor displays, where adjacent
to commercial fi’ontages.



.Block A:

Maximum/Minimum Height: A residential tower shall be provided that encompasses 10-25% of
the block foot print shall be provided. This tower shall be between 140 and 150 feet (I 1-15
stories above grade), All other buildings shall be limited to 65 feet (max.), except that minor
rooftop appurtenances such as stairwells, equipmen[ screens, elevator towers, etc. placed more
than 5 feet ti’om the streetwall may extend up to 80 feet (max,). An "FAA Determination of No
Hazard" shall be obtained prior to the issuance of a Building Permit.

San Carlos Street Setback: 5’ minimum (excluding minor architectural projections such as, but
not limited to, awnings, fins signs, and balconies), At least 75 percent of the frontage shall have
buildings where the first floor is within 10 feet of the minimum setback line. The tower shall
have a mi~imum/maxinmm setback of 20125 feet for at least 70%. of the building thee oriented
towards this street, There. shall be a minimum 17-foot wide sidewalk (conabination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parldng
garages.

Sunol Street Setback: 5’ minimmn (excluding minor architectural projections such as, but not
limited to, awnings~ fins signs, alld balconies). At least 35 percent of the frontage shall have
buildings where the first floor is within 10’ of the minimum setback line. The tower shall have a
minhnUm setback of 80 feet. There shall be a minimtun 16 sidewalk (combination of public and
private) between building and thee of curb. No setbacks shall apply to tidly depressed parking
garages.

Earle Avenue Extension (New Private Street) Setback< 20’ minimum tbr building (i2’t’or
private or semi-private open space) from fhce ofparking lane curb. The maximum building
setback shall not exceed 30 feet. There shall be at least 3 linear feet of landscaping between the
sidewalk and all private or semi-private open.space areas, The tower shall have a minimum
setback of 100 feet, There shall be a minimum 10’ sidewalk (combination of public and/or
private~ between building and face of curb. No setbacks shall apply to fully depressed parking
garages.

West Street (New Street) Setback: 10’ minimum (excluding minor architectural projections such
as~ but not limited to,~ awnings; fins signs, and balconies). At least 50 percent of the frontage
shall have buildings where the first floor mahltain a 15’ maximum setback. The tower shall have
a minimum/maximum setback of 20/25 t’eet respectively for at least 50% of the building face
oriented towm’ds this street. There shall bea minimum 14’ sidewalk (combination of public and
private) between building and face of curb. No setbacks shall apply to fully depressed parking
goxages.

Use Restrictions:
1.    The ground floor frontages along San Carlos Street and Sunol Street shall be comprised

of only commercial uses. such as restaurants, retail, and personal services. Office uses,
shall be limited to no Inore than 20% of the commercial [}ontage on San Carlos Street,
and no more 50% of the Sunol frontage.

2, Garage access shallbe limited to Earlegt~’eet Avenue and West Street.



The street, level residential interface with Earle Avenue shall be comprised of units with
direct individual access to the street including stoops aud seml-private open space,

C0mmercial loading spaces may be provided along ithe curb of public or private streets:

A single, open pi~a area, with dh’ect access to San Carlos Street and Sunol Street::shall
be provlded. This plaza shall be at least 5,000 square feet,

Parking lanes along private streets shall include sidewalks pop-outs (i,e, sidewalk areas
without parking tliat extend to the edge of the travel !ane) with a combined total length of
at least 100 feet per street.

Block B:

Maximum/Minimtan Height: A residential tower shall be provided that encompasses 10-25% of
the block toot print shall be provided. This tower shall be between 140 and 150 feet (11-15
stories above grade) and shall be offset from that of Block A. All other buildings shall be limited
to65 feet (max.), except that minor a’oof top appurtenances such as stairwells, equipment screens,
elevator towers, etc. placed more than 5 l:Eet fi’om the streetwall may extend up to 80 feet (max.).
A ~FAA Determination of No Hazat-d" shall be obtained prior to the issuance of a Building
Permit.

Sunol Street Setback: 10’ minimum (excluding minor architectural projections such as, but. no!
limited to, awnings, fins signs, and’ balconies). The tower shall have a minimum / maxhnum
setback of 10-20 feet respectively for at least 50% of the building face oriented towards this
street. There shall be a minimum 16 ibot sidewalk (combination of public and private) between
building and thce of curb. No setbacks shall apply to fully depressed parldng garages.

Earle Avenue Extension (New Private Street) Setback-: 20’ minimum for building, excluding
stairs to podium level, (12’ for private or semi-private open space) from face of parking lane
cm’b. The maximum building setback shall not exceed 30 feet. There shall be at least 3 linear
feet of landscaping between the sidewalk and all private or semi-private open space at’eas. The
tower shall have a minimum/maximum setback of 30/40 feet respectively for at least 70% of the
building face oriented towards this s’~reet.. There shall be a mtnimum 10’ sidewalk (combination
of public and/or private) betweert building and face of curb. No setbacks shall apply to fully
depressed parldng garages.

West Street (New Street) Setback: 10’ minimum. At least 60 percent of the frontage shall have
buildings where the first floor maintain a 15’ maximum setback, The tower shall have a
minimum setback of 80 feet. There shall be a minimum 14’ sidewalk (combination of public and
private) between building and face of ctu’b. No setbacks shall apply to fully depressed pat’king
garages.

South Lane (New Street) Setback: 20’ minimtun lbr building (12’ tbr private or semi-private open
space) from face of parking lane curb, The maximuln building setback shall not exceed 30 feet.
There shall be at least 3 linear feet of landscaping between the sidewalk and all private or semi-
priVate open space areas. The tower shall have a minimum setback of 100 feet. There Stroll be a
mininmm 10~ sidewalk (combination of public and/or private) between building and face of cnrb.
No setbacks shall apply to fully dep~essed parking garages,



Use Restrictions:

2¸‘

o

5,

The ground floor frontages along Sunol Street shall be comprised of commercial uses or
residential common use areas such as’, but not limited to community rooms, recreation
rooms, or lobbies,

No individual residential units shall be located on the ground floor adjacent to Sunol
Street.

Garage access shall not be allowed from Snnol Avenue.

The street level residential interface with Earle Avenue and South Lane slmll be
comprised of units with direct individual access to the street including stoops and semi-
private open space.

Parking lanes along private streets shall include sidewalks pop-outs (ke, sidewalk areas
without parking that extend ~o the edge of the travel lane) with a combined total length of
at least 100 feet per street.

Block C:

I

Maximtun/Minimum Height: A residential tower sI~al4 ~be provided that encompasses 10-
25% of the block foot print st~all4~,e~vi~ted. -T~i~ Atower shall be between 110 and 130 t~et
(10-11 stories above grade). All other buildings shall be limited to ~g/(~ tof~feet (ma×.), except
that minor rooftop appurtenances such as stairwells, equipment screens, elevator towers, etc.
placed more than 5 feet from the streetwall may extend up to ~90 feet (max.). l [’a~~
Agn "FAA Determination of No Hazard" shall be obtained prior to the issuance of a Building
Permit.

Sunol Street Setback: 10’ minimum (excluding minor architectural projections such as, but not
limited to, awnings, fins signs, and balconies). At least 50 percent of the total buildings (lst
floor) facing this street shall maintain a 15 foot maximum setback, q:heA tower shall have a
minimum setback of 80 feet. There shall be a mini~num 16 sidewalk (combination of public and
private) between building and [’ace of curb. No setbacks shall apply to frilly depressed parking
garages.

Auzerais Avenue Setback: 5’ minimum for building, 3’ tbr patios or other priVate/semi-private
open space, There Shall be at least 3 linear feet of landseaphag between the sidewalk and all
private or semi-private open space areas. At.least 60 percent of the total buildings (Ist floor)
facing this street shall maintain a 15’ maximum setback. -T-heA tower shall have a
minimum/maximum setback of 5/25 feet respectively.. There shall be a minimum 12’ sidewalk
(combination of public and private) between building and thce of curb. No setbacks shall apply
to fully depressed parking garages.

South Lane (New Street) Setback: 20’ minimum for building (12’ for private or semi-private open
Tspace) from/race of parking lane curb. he maximum building setback shall not exceed 30 feet.

There shall be at least 3 linear feet of landscaping between the sidewalk and all private or semi-
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private open space areas. The tower shall have a minimum setback of 100 feet. There shall be a
minimum 10’ sidewalk (combination of" public and/or private) between building and face of curb.
No setbacks shall apply to fully depressed pro’king garages.

West Street (New Street) Setback: I 0’ minimum for building, 3’ tbr patios or other private/semi-
private open space. There shall be at least 3 linear feet of landscaping between the sidewalk and
all private or semi-private open space areas. At least 60 percent frontage shall have buildings
where the first floor maintain a 15’ maximum setback. The tower shall have a minimum/
maximum setback of 10/25 feet respectively. There shall be a minimum 12’ sidewalk
(combination of public and private) between building and [’ace of curb. No setbacks shall apply
to fidly depressed parking garages.

I LightRail Transit R-O-W Setback: 10 feet minimum

Use Restrictions:

Block C shall iaclude "flea ~ace" sun’oundi~2~rolley Plaza". The Ilc~xN~e
be used as ~vhollv residentM, live/work, or commercial. Hm~ever, t~)acc is required
to be designed and built tbr a commercial occupancy regardless of use.

3. The street level resideNial interNce with South Lane shall be comprised of units with
direct individual access to the street including stoops ~d semi-prNate open space.

4. A single, open plaza area, with direct access to Auzerais Avenue and Sunol Street shall
be provided. TNs plaza shall be at least 4,000 square feet.

5. Parking lanes along private streets shall include sidewalks pop-outs (i.e. sidewalk areas
without parking tha extend to the edge of the travel lane) with a combined total length of
at least 100 feet per street.

ARCHITECTURE: The project shall use high quality materials and finishes. I[?a~plicable~
~;Fhe footprints of the t~h~ee~ towers shall be staggered as noted in the setback standards.
Facade designs oriented toward the same direction shall be treated so that there is adequate
variation to avoid a similar appearance for each tower, Facades with groand floor residential
uses, shall be substantially articulated with stoops, individual unit entrances, and/or common
building entrmlces to help activate the appearance of the streetscape to the satisfaction of the
Director of Planning at the Planned Development Permit stage.

PARIONG REQUIREMENTS: NO outdoor surface parking, except along streets~ shall be
allowed anywhere on the project site, Bicycle parking shall be provided for each block in
accordance with the Title 20 (zoningOrdinance) requirements, as amended.

Residential:
~ Tl---~e table below includes a -lOg4, reduction from the standm-d Zoning Ordinance parking
requirements for uses in close proximity to transit. An alternating parking arrangement may be
considered at the Planned Development Permit stage tbr partial use of surplus commercial
parking areas within parking garages.
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Studio
1 Bedroom
2 Bedroom
3 Bedroom
Additiona! Bedrooms
Live/Work Unit
Units coupled with tandem
parking or parking lifts

Req_mrement
1.00 per unit
1.00 per unit
!.3,5 per unit
._5~ per unit
per unit

unit

Parking Exception tbr Street Parking: The overall residential and conunercial parking
requirement may be reduced by up to 10%~ at the discretion of the Director of Planning at the
Planned Development Permit stage, provided that the developer can demonstrate that adequate
street parldng along the public and private street frontages of the project (including both side of
West Way)is provided in accordance with the standards identified for the this project.

Retail/Commercial: Parking shall be provided at a rate of one space per 400 net square feet of
tenant space for ground floor commercial uses, as per Title 20 as amended. The parking
exception for street parldng noted above may be applied to the commercial component of the
project.

Pursuant to the Developer’s request per separate agreement and endorsement with "Transform:,
the Developer voluntarily agrees to the following conditions that shall al~o be placed as a
condition within the PD Permit:
1, To provide a Valley Transportation Authority "Eco-Passes" (or equivalent pass) to al!

future property owners or tenants.
a, Condominium unit o~vners shall be issued two passes at the time of close of escrow tbr

each unit. The Eco-Passes (or equivalent pass) shall be administered through the
respective developer, and then the later by the. home owners association.

b, Apartment tenants shall be issued twO Eco-passes (or equivalent pass) per unit on a
monthly m, yearly basis through 2055.

2. Developer may "provide unbtmdled" parking spaces for those traits tliat have two
bedrooms unless they are tandem parldng stalls and assigned to a particular refit within
each phase of development.

RESIDENTIAL OPEN SPACE REQUIREMENTS:

Private Open Space - 60 square feet per unit (for at least 50% of the units). This may be
adjusted at a I square foot to 1 square foot ratio at the PD Permit stage for an increase in size of
the common open space area(s). The minimum width shall be 6 feet, however a minor reduction
in that width may be considered by the Director of Planning at the PD Pcmfit stage if the overall
size of open space area is increased beyond the overall minimtma area requirements.

Common Open Space - 100 square feet average per unit~ (this includes enclosed recreation
space). 50% of the public plazas outside the setback area may be counted towards the conunon
open space requirement.



] PARK DEDICATION:

dedieated-fm~- ~Y-P~vdd a ~{ .-b-D r.}vir~g-~ h ~em’dgpr~:~es s ~ thud ~et,a ~m~sba~

~m~~mea~neg: Prior to lhe issumme of tim first buildin~en~it l~)r~lt~e first >base of
consh:uction, an irrevocable ott~r o [’dedication shall be grovided to tl~e CiU of Snn .lose for the
3.99 acres oF prop.f~, located at {he soulhwest corner ot: Auzerais.Avenue and Suno/S{reet to
ensure thal this land is dedioated tb~ Cily Parkland. Durin.~ the Planned Development Permit
0r~cess, tl-~e Developer shall begin work wflh Plamfint~blic Works and Parks Recreation and
~hborhood Services and tim Dislriet 6 Communflv on ~l~e design of Del Monte Park and
collsh’uclion Patkszkgreement. Ded{ca{ed land shall be delivered to. Parks Recrea0on aud
~hborhood Services in accordance with {he standards set [brth, in Chapter/4.25 and Uhapte~
19.38 ofthe San JoseMunieipal Code Real ~!~ty shnll be ~}ee and clear ofeneumbrances~
includin~ bu{ not limited to, ej~vironmental eontaminalion, slruetures, liena, a~id easements. The
final land dedication shall be competed b~ the Deveh~R~L~or to the issuance of the first
~ancy Permit.

CONTRIBUTION FOR TRANSIT IMPROVEMENTS: Prior tO is~t+auee-~P+~4Zlmm~ed
t9~me~-~t-Pevm4~the occ__t_~ o ~ the first residential uni!., the developer has volunt~ily

0 ’"agreed to contribute the sum of $1, 00,000 to the City of Sau Jose ~br transit improvements. This
contribution is intended_to be applied to !he development and/or design and/or financing of the
West 8an Carlos (WSC) Light Rail station or other public transpolXation i~mprovements ~ode~
that the Ci~ ~d-V-~O~deem~ necessary.

I
I

I

I

PUBLIC INFRASTRUCTURE IMPROVEMENTS: A complete list of final conditions
shall be applied at the Planned Development stage to the satisfaction of the Director of Public
Works in accordance with the final memorandum. These include, but are not limited to the
following:

For the impact at the protected intersection of Meridian Avenue and West San Carlos
Street, construct offsetting improvements equivalent to $202,000. The offsetting
improvements are identified tlu’ough the Strong Neighborhood Initiative process and a
list of improvements is currently established.

Modify the traffic signal at the intersection of Sunol Street and West San Carlos Street to
conform the project frontage to stn’rounding street aligmnent

In accordance with CMP requirements, the project is required to implement "Immediate
Actions" portion of the CMP TiA Guidelines. Measures may include:

i. Bike lockers, racks, and facilities at Transit Centers
ii, Bike storage at residential developments
iii. Improve roadside bicycle facilities



I

I

vii.

Improve pedestrian facilities
Bus Stop improvements
TDM programs and public inibrmation progrmns
HOV parldng preference program

Stonnwater Runoff Pollution Control Measures: This project must comply with the
City’s Pont-Construction Urban Runoff Management Policy (Policy 6-29) which requires
implementation of Best Management Practices (BMPs) that include site design measures,
source controls, and stormwater treatment controls to mininaize stormwater pollutant
discharges.

The In Lieu Undergrounding Fee shall be paid to the City for all fi’ontages adjacent to
Auzerais Avenue mad Sunol Street prior to issuance of a Public Works clearance. One
hundred percent (100%) of the base fee in place at the time of payment will be due.
(Currently, the base fee is $395 per linear foot of frontage.) The Director of Public
Works may, at her discretion, allow the developer to perform the actual Undergrounding
of all off-site utility facilities fronting the project adjacent to Sunol Street in lieu of
paying the Undergrounding Fee. Developer shall submit copies of executed utility
agreements to Public Works prior, to the issuance of a Public Works Clearance.

Applicant shall be responsible to remove and replace curb, gutter, and sidewalk damaged
during construction of the proposed project.

Dedication and improvement of the public streets to the satisfaction of the Director of
Public Works.

10.

Repah’, overlay, or reconstruction of asphalt pavement may be required. The existing
pavement will be evaluated with the street improvement plans and any necessary
pavement restoration will be included as part of the final street improvement plans.

Existing electroliers along the project fi’ontage will be evaluated at the public
improvement stage and any street lighting requirements will be included on the public
improvement plans.

Per Common Interest Development (CID) Ordinance, all common infrastructure
improvements such as private streets Shall be designed and constnmted in accordance
with the current CID standards.

11. provide public pedestrian and public bike access easements over the proposed private
streets (South Lane and Earle Street).

DEVELOPMENT AGREEiV~ENq" REQUIRED:

The moditications to the exislin~m~ent Standards are onl~l~plicable it" the Cit~ Council
~proves a Dcvclop~nt tbr the ~ect wilh lhe developer a~!d~~v owners. The
Develo~reemet~t shall be appm~)rior tothe a~n’oval ofa Planncd De~ment
Pemait tbr ihe site andcontain the tbllowin~

Block C:
~’ Reduce minimum height on Parcel C Ii’om 150 t?et to 70 feet,
° Eliminate commercial re.quirement on Parcel C but allow tbr commercial uses to occur,



Overall commercia! land ~:equired shall be a minimum
30.000 allowed.

Park Site Dcdication:
° Irrevocable ot’~?r ofdedicatioa to the city_ of’the 3.99 acre parcel al the southeast corner

Sunol Street and Auzerias Avenue at the isstmnce of the lirsl building~?yrmit for
residential uses on any of the three__~
Dedication of the entire 3,99 acre~Kg~rior to the issuance of the first oecu.~g_g3~
residential uses of any o[" the three parcels

~ Pm:k credits arc to accrue to the Rm:tY dedicatin~th~ hind l~ {he cit>
Failure to provide the land l~om the 3.99 acre parcel at southeast corner of Sunol Street
and Auzerias Avenue t~ the C.~tv shall ~er on site park dedication for the fu!t land
~uirements starting with on Parcel g and any other on site land ~,equired.

PrNject tn|’rastructure Timi~! ,gi:
° Construct all stree~)rovcments for all street fi’ont~s cd: art5( individual parcel

developed.
Construct e~t~~reet~widenin~~round utility_extensions and sidewalk~
Nt nol with Parcels g and C if~i~ Parcel A,

~ Construct all street improvements on West Street fi’om develo!~mc3~mrcel B and C to
West San Carlos ’ ~ ~ " "Street ~t preced~ Parcel A,

~ Construct sidewalk, curvet ~yidening on West San Carlos Sh’ee~.

Building Permits:
° Buildi~Permits for tile full building_improvements shall be liled lbr the Block A trover

wilhirt 2 years ofocct p~the first unit in either Block B or C. Failure to lile the
Btfiklingpermits in a complete manner b_y_ the deadline shall result in {he tbrfeituri~ of ~he
unused ~ktjcafion credits if developer "~ ~" sremain, as the overall deve~

Transithnprovements;
Prior to occupancy of the first residential unit. tile developer shall contribute $I,000,00Q
to the City of San ,lose for transit improvements. The improvements are intended to
allow construction at" rim p~lanned West San Carlos ~ Rail station at the southwcst
corner of the subiect site.



Neighbor Correspondence



law r, Lesley

:rom: Jim Kuhl ljim.kuhl@comcast.net]
;enl: Wednesday, July 10, 2013 9:36 AM

"o: Xavier, Lestey

,c. Darren Ponce
~ubject: RE: Ohlone Rezonihg (File No. PDO13,004)

~,ttachments: OllloneProjectExcerpt R! 40 8-13,docx; WSCRequirements R8 4~18;13,docx

:slew

’lank you for the notification, Per your request for public comnteot on the Ohlone project, attached Is the sierra club san Jose Coo Cities comments (
hloneProjectE×cecpt), These comments or~ the ohlone are excerpts.from a wider set of recommendations developed regarding theW. San carlos S, 8ascorn
3rr!dor Vi!lage project ( ,e. WSCRequkements)~ The lat~er document is being circulated amon~ i ~terested commun.ity groups for review and comment:. If you
"e interested, it is suggested you read the more encompassing "Corridor" document so as to more fully understand tile rational [or [he Ohlone project
~mments, The Indented te~t b’elow provides additional background,

The Sierra Club San Jose Cool Cities selects projects each year with the 8oal of Improving the envirorlment, targeting the Cii~ oi- San Jose, As an e×ample~ last year one
of the "SJ Cool Cities" goals was obtalnlng the Cit~ Council’s approval of a ban on the use of plastlc ba~s within the city, For 20:I,3, one of the projects sele~ed bY the
team involved: improving the San Jose urban environment th[ough infl~enclng "sustalnable and-use" nlliatlves underwa7 within the city,

The San Jose’s West, San Cados Street/South Bascom Avenue Commercial Corridor Village master plan project beln8 pursued by tl~e San Jose Planning Department was
selected to determine if a beneficial impact could be made on the u[ban environment through the &roup’s efforts, The attached document contains our evaluation
results. A decision has been made by the "Cool Cities" team to more broadly distribute the document [o Inform key individuals In the communltk of Its content and
obtain feedback. The "proposal" is Inlended to be a living document so content change recommendations are welcome,

You are cautioned that the document content does not represent a formal Sierra Club position; but, rather a trial attempt by the "SJ Cool Cities" team to provide
thou8hfful urban land,use direction recommendation~ for consideration on a specific Plannlng Department Village project. A broad dcflnttlon is taken in the
proposal on what is beneficial environmental impact,

est regards~
m Kuhl, Sierra ClUb San Jose Cool Cities voluntem~ urban environment advocate
108) 997-1230

C: Darren Ponce, Sierra Club S~n Jose Cool Cltels, Clialrman

~rom: Xavier, Lesley [ma]lto:Lesley,Xavier@sanjoseca.gov]
lent; Tuesday~ 3uly 09~ 2013 :[2=07 PM
"o; .Xavier~ Lesley
iubjectt Ohlone Rezonlng (File No. PDC13-O04)

)ear Interested Community Member;:

.~he above mentioned project has been set for hearing. Please see the attached hearh~g notice. If you have any
luestions or would like to submit comments, please send me a rettu’n e-mail.

’" 1~lnce ’ely,

roject Manager

.esley Xavier, Planner II
~lanning Division

7/1012013



Requirements for W, ~an Carlos Commercial Village Corridor Project

San JoSe is an urban sprawl bedroom community lacking sufficient jobs within its boundary to
support its resident population. This phenomenon has resulted in San Jose having the hil~hest levels
of commuting in the Bay Area with all the negative environmental consequences (i.e. vehicular
emissions), n the Del Monte area, between Los Gatos Creek and Meridian Avenue, zoning for 20-

stow (160 foot high) buildings is and has been encouraged by the San Jose Planning Department
because of the large parcel sizes and excellent access (i.e. less than 1 mile walking distance) to

Diridron Station’s public transportation center (i.e. BRT LRT, Caltrain and future BART access). The
retail/residential mix land-use thrust now being entertained should not be pursued. Strategically,

this urban area should be devoted to hiRh-I~avinR professional iobs-centric commercial development
(e.g, a high tech company’s research and development center). Achieving hi~l~-density iobs-centric
development in the Del Monte area would help to reduce the current San Jose high worker
commuting problem. For the Del Monte area’s professional workers, nearby housing could come
from the new mixed residential!retail use developmellt along WSCC, A highly viable future "Urban
Village" could be created within San Jose with jobs provided by future De Monte commercial
deve!onment and the new housinl~ and goods/services provided by WSCC mixed-use development.

9.!.In the Del Mor~te area, At 860 West San Carlos Street on the south side is a vacant 8.25 acre
parcel owned by the Santa Clara Transit Authority. In 2009, the Green Republic LLP, proposed
building a 20 stow multi-level mixed use building |12,000:25,000 ftz of retail space and 260:800

residential units) called "The Ohlone." Mixed residential and retail is not the "best" use of this
unique large parcel of land with its convenient access to public transit for the reasons
previously mentioned.

9’.:l..1.However, if "The Ohlone" is ultimately approved by City Council and the developer obtains
financing, the proposed four (4) acre public park developer concession makes little sense,

I~iven nearby Los Gatos Creek Trail park area. available for Ohlone resident use. A superior
approach to meet the needS of the entire community nearby would be to allow the
developer to fully, build out the 8,25 acre parcel and,. as the concession, purchase multiple
parcels along WSCC to be converted to pocket parks, Distributed pocket parks along WSCC
would be a significantly contribution towards creating a "Village" atmosphere.

FoUr city lot (e.g. 50 feet Wide and :~00 foot deep) pocket pad, s designed for children (i.e. ages 2 to
10) are to be established alternately and evenly distributed on either side of West San Carlos Street
between McEnvoy Street and South Bascom Avenue to draw local resident families into the
"Corridor."

File’. OhloneP¢oiectExcei’Pt R1 4-1~-]3. By Jim Kuhl



DELMAS PARK NEIGHBORHOOD ASSOCIATION

May 28,2013

Councihnembcr Sam Liccardo
Councihnember Pierluigi Oliverio
200 E. Santa Clara Street
18u~ Floor
San Jose, CA 95113

Dear Councihnembers Liceardo and Oliverio.

The Dehnas Park Neighborhood Association would like to submit the following comments
I-br both tile construction of the new Orchard Supply Hardware on Auzerais/Royal/W San
Carlos and the OMone Towers. Our neigliborhood boundaries are Bird Avenue, W. San
Carlos, and freeways 87 and 280. We want to state very clearly that we welcome these new
developments to our neighborhood.

Our concern is the increased traffic load on the Bird/Auzerais/280 intersection. The existing
configuration is confi~sing and likely to become i acreasingly dangerous with increased
traffic.

Specific design concerns regarding the existing configuration include:
Design and width of Auzerais east of Bird Avenue (residential street with one lane in
each direction and on-street parking) compared to width of Auzerais west of Bird
(considerably wider street with pork, chops for right turns)
The need to.weave across 3 lanes of traffic to access fi’eeway on-rampSt’or cars
traveling west on Auzerais and turning either right or left onto Bird Avenue

o Short distance to fi’eeway on-ramp rot, northbound 280 traffic fi’om Auzerais
" Short distance fi’om freeway off-ramp onto Bird Avenue from northbound 280 to

\vest bound Auzerais Which includes crossing tl]ree lanes of trafl]c
¯ Extremely short left turn lane fi’om Bird/280 on to westbotmd Auzerai~ (\.viii

accommodate 4 to 5 vehicles)
Increased future bicycle traffic on Auzerais which links the LOS Gatos and
Guadalupe creek trails and the effect the bicycle traffic lias on eft turns for cars
traveling on Auzerais

And finally the serious pedestrian safety concern lbr young children that the neighborhood
has e×pressed several times:

o The at-grade crossing of freeway an and offramps t’or elementary school children
fi’om the Dehnas Park neighborhood going to Gardner Academy

We ask that consideration be given to dil’ect the use of traffic impact tees fi’om t.le Ohlone
project to improve this iutersection, and to consider these concerns ill all plans for thal
intersection as the Greater DMdon area is developed.

431 bal~chousc Avcnuc, San Jose, CA 95110,408-506,4349 o www.delmaspark.com



DELMAS PARK NEIGHBORHOOD ASSOCIATION

Please contact Katliy Sutherland if you have any questions or need more information,
kathvsulherland(hll~acbe II ,net.
408-930-9942

Sincerely,

Phil Iqood
President~ Dchnas Park Neighborhood Association

Hans Larsen~ Director DOT
Joe Horwedel, Director PBCE
Lesley Xavier, PBCE
Ragan Henniger, D3
Pau! Pereira, D3

431 Lakehouse Avenue, San Jose, CA 951:10 o 408-506~4349 -www.dehnaspark,com



Willow Glen Neighborhood Association
PC Box 7706, San Jose CA 95150 ! WGNA.net i Facebook.com/WillowGlenNA

April 11,2013

Lesley Xavier
Project Manager
City of San Jose
2!3f1 E. Santa Clara St.
Sail Jose, CA

Re: Green Republic Rezoning for Ohlone Project. Application Nle No. PDC-13-004

Dear Lesley,

As officers of the Willow Glen Neigllborhood Association, we would like to provide public
comments to the proposed rezoning of Block 12 of lhe Ohlone Prqiect. We believe lhat tllis project
will fill a hole, albeit currenlly a blighted hole, between lhe Monte Vista aad MosaiclElements
developments.

Not only will enhanced infl’astructure such as streets and sidewalks improve upon existing
conditions but lhe new retail and additional pedeslrian and bicycle traffic wtll enliven lhe area
north of 1-280 and south of San Carlos Slreel.

Additionally, a height reduction fl’om 150 feet to 50 feet, along with a change in building
construction type to wood fi’ame construction, will fit in nicely with existing developments in the
area. A scale of between 50 to 65 feet ensures continuity of existing building scale. The reduced
height on Block C would allow the project to proceed more qUicldy, therefore triggering the
transfer of the warehouse ldtty-corner to the project for an earlier completion of the entire park.
This should be an ironclad coudifio~ for Block C to go forward at a lower height.

The addttion of 3.99 acres o1" parklmul will also provide badly needed park space as well as
recreational opportulfities. The park will provide a beautiful buffer and gateway to the Los Gates
Creek mid Guadal upe River h’ails.

The reduced height on Block C woukl allow the project to proceed more quickly, therelbre
triggering the transl’er of the warehouse Idtty-corner to the project for an earlier completion of the

entire park. Tl~is should be an iron clad condition for Block C to go forward at lower height.

This change in the zoning standards is acceptable to the Willow Glen~Neighborhood Associatlon.
When it comes to community redevelopment, visual continuity, recreational opportunities, and
neighborhood level retail, we all want the same firing; vibrant and beantiful public spaces.

Thank you for your consideration of this development change.

Richard Zal

Carlos Bab(ock, First Vi~
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Xavier, Lesley

From; Barbara Gundy [barbiegundy@gmail,com]

Sent: Tuesday, April 30, 2013 8:18 AM

To: Xavier, Lesley

Cc: kvoronin @ republic,urban.corn

Subject; Suno! & San Oarlos File #PDC13-004

Hello
I am Barbara Gundy a resident at 809 Auzerais Ave, SJ, CA. 95126.
I will be unable to attend tonight’s meeting at Korean Palace,
but 1 want to voice my strong hope that the condo buildings to be on. Sunoi,
will not be higher than my 4 story condo building the Monte Vista Condos.
iam very hopeful to see your letter tliat tt!e proposed t~eight will gofi’om
/50 feet to 50’feet, Pleasel I cannot imagine buildings at that height in our neigl~borhood.
Thank you very much for yol.lr consideration.
Work phone 408-984-3355
Home phone 408-298-3257 ,
Sincerely,
Barbara Gundy

6/28/2013
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Xavier, Lesley

From: Doug Becker [roushdude@gmall.com]

Sent: Monday, April 29, 2013 11:25 AM
To’. Xavier, Lesley; I~voronin @republic-urban.corn

Subject: Proposal at San Carlos and Sunol Streets

Good day,

I received a notification of a building proposal near my residence, 809 Auzerais Avenue, Does this plan have a
projection of how traffic will be affected during and after construction and the hours construction will occur/7 days a
week? Will the proposed park across fi’orn my property finally be built as was suppose to years ago (my understanding
was my bui!der,KB Home, provided money for the park but the city spent it else where)? What types of businesses
could move in? Will the streets be widened and more parking provided (parldng is already bad in this area and
sometimes trafl-’ic too)’?

Than k-you,
Doug

6/28/20,13



Xavier, :Lesle

From;
Sent:
To:
Subiect:

brtanward1498@comcast,net
Wednesday, February 20, 2013 t ;55 AM
Xavier, Lesley
Planning Department

Public Comments
Folder’Number; 2013 003914 ZN
Project Manager: Lesley Xavier
The decrease in retail space should not be permitted as all of, the public hearings said there
would be approximately 24,000 feet of retail, The reduction violates the Mid-town Specific
Plan,

Name: Brian Ward
Email: brianward1498@comcast.net
Telephone Number: 408-299-1374

Web Server: www.sjpermits,org
Client Information: Mozilla/5,0 (Windows NT 6,1; WOW64; rv:18.0) Gecko/20100101
Fire fox/18,0



Xavier, Lesle

From:
Sent:
To’.
Subject:

Nicole Clemens [niki61 lb@gmai!.com]
Thursday, September 06, 2012 3:13 PM
Xavier, Lesley
Green Republic project

Hi Leslev,
[ was wonderhlg about the maximum height of this project at West San Carlos and Sunol.
Green Republic has indicated a maximum height of 150 feet, however, I thought the
Midtown specific plan for the Vasona m’ea stated the maximum height allowed to be 90
feet. Could you please clarify this for me?

[ have general concerns about the height of this building and whether and 1o what extent it
will affect light on the adjacent Monte Vista condo development. I’d like to request that
this question/comment be made a part of the administrative record as I was unaware and
did not attend the Community Outreach meeth~g on July 12, 2012.

Finally, when is the next public hearh-~g on this project? I thank you in advance for your
help in this matter. Although I do have concerns about the height of the project, I
welcome seeing more mixed-use in Midtown and applaud San Jose’s efforts to this end,

Cheers,
Nicole
Resident at Monte Vista
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Xavier, Lesley

From: SpencerSun [spencer89123@gmail.com]
Sent: Wednesday, September 05, 2012 3:08 PM
To,’ Xaviar,/esley

Subject: RE: Ohlone Development
Hi Lcsley,

Thanks t’or lhe reply!

Is there any other inf0 available with cun’ent status, prqlected timeline, etc. for that future station? Everything I could
find in Google is like 2 years old.

i.e. I’m trying to get a sense of how close it is to actually being built, or liow much additional development in the area
would be required before the city/VTA would go forward with it.

I’m currently living at 809 Auzerais, so I \vould love to see a LRT station there ;-) But I’m guessing I shouldn’t hold my
hreath...

Thanks,
Spencer

On Aug 31, 2012 8:43 AM, "Xawer, Lesley ’ <Lesle¥.Xavie,’@sanioseca.gov> wrote:
It will contribute money towards the station, but tile project itself
will not build the station.

Lesley

..... Original Message .....
From: S. Spencer Sun [mailto:spencer89123 @ gmail.com]
Sent’. Friday, August 31, 2012 8:40 AM
To: Xavier, Lesley
Subject; Ohlone Development

Hel 1o,

I just got a notme of hearing for the Ohlone development planned for
860
W. San Carlos.

Does the project plan involve anything like building a new VTA station
in
between the Diridon and Race stations?

Thanks,
Spencer

7/8/2013
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Xavier, Lesley

From: Ken Colson [waterwalla@yahoo.com]

Sent: Monday, July ! 6, 2012 2:17 PM

To~’ Xavier, Lesley

Cc: ehayden @ republic-Urban.corn

Subject’, Comments on PD 12-03 Ohlone proposal, West San Carlos St,

The proposed project: "There will be appro×imately 12,000 square feet or" retail space along West San Carlos Street.
There will be approximately 12,000 square feet of retail space along West San Carlos Street."

Question: Is the inclusion of 1,2,000 retail something that was derived fi’om a careful analysis of the market need for this
retail space or is it a condition imposed on the developer by the planning department in anticipation.that there might be
a need?

! ask this because I, as resident of the Burbank neighborhood, have seen the ground floor stores in three multi-story
residential builldings o~ San Carlos Street and in Japan Town being vacant for several years.

Again, 1 would like to know what the supporing data and economics is t’or -putting in ground level stores for this
project. And actually I would like an honest response fi’o.m the developer and planning staff on whether these stores
were a blanket reequirement from planning imposed on the developer or an initiated plan by the developer in response
to supportive data.

Plese enter this, my e-mail, comments tmd question ,into the hearings for this project.

Kenneth Colson
2232 Bailey Ave
San Jose, CA 95128

e-mail: waterwal ht@ yahoo.cona
Tel: 408.283.9445

7/8/2013
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Xavier, Les!ey,

From: Margaret Flores [kalianaflores@gmail~com]

Sent~ Tuesdayi, July 31,2012 3:56 PM

To: Xavier, Lesley

Subject~ Ohlone Phase 1’

Hello,
[ would like my comments to be taken into account in the planning process as [ am unable to make the meeting tonight.
1 live in the neighborhood on Lincoln Ave. I am very concerned with the proposed height of the development.. I fill 14
stories is way to high mid does not blend in with the neighborhood. It will also be an invasion of privacy for my family
since it is so high. Second, your proposal says that "Public and private amenities include a large private landscaped
recreation deck, a pool, a spa, a gynasium, and a community room." So, which of these will be "public" this is unclear?
Also for the number of units I hope that the proposed development includes a park. I would like to see significantly
smaller amount of units for our mea. Last, as Lincoln already has a tremendous amount of traffic this ts also a concern.
Thanks for taking the t~me to include my comments and answer my abovequestion.
Margm’et. Flores 225 Lincoln Ave San Jose, CA 95126

7/8/2013



May 21, ~01~

The l.lonorable Chuck Reed
Mayor of San Jose
200 East Satita Clara Street, 18�!! Flo0r
San Josei CA 95 l ! 3:

Dear Mayor Reed,

Echelon Corporation is an energy cont:’ol networking company headquartered in San ,lose, CA with
offices around the world, Otlr primary tbcus is on developing, marketing, and suppotaing the world’s
most proven, multi-application energy control networking platlbrm currently embedded in more than
100 million devices, 35 million tmmes, and 300,000 buildings, Out" company’s solutions include smart
metering, smart grid optimization, smart street lightirtg, and smart buildings. We help custorners save
20% or more on their energy usage, reduce outage duratio!!.

As one of the largest employers ira the lvlidtown Area of San Jose with over 200 employees at our
corporate headquarters located at 550 Meridian Avenue, we are concerned with the neighborhood and
development issues that can create abetter urban enviromnent and elevated quality of life for the local
cotnmtmity. This letter is to express our support fbr The Ohlone, a devolopmertt proposed in Midtown,
We want to encourage tim elected leaders and city staff to assist this project tbr the benefit or’all
residents in District 6 aeighborhoods.

As good corporate citizen, and member of the Silicon Valley Leadership Group (SVLG), Echelon
encourages economic development that assists higll quality of life got’ our employees and their families.
In tirol, in the most recent SVLG "CEO Report", the concern of housing of all types in the Sma Jose and
Silicon Valley remains a key concern region’s top CEO’s. Echelon believes projects like The Ohlone fit
the type oflligh quality housing which provide a place for our employees to live, work, and play in a
quality urban environment sun’ounded oy public transit options,

In closing, we urge the San Jose City leaders to assist Green Republic as they seek their project
entitlements for The Ohlone. We believe projects like The Ohlone are vital to thelong-term economic
healtla of" our neighborhood, as well to the region in. general. Housing located next to jobs mad transit is
vital to retaining and attracting a skilled worktbrce like ours,, and Echelon appreciates the opportunity to
provide stlpporl tbr these I.qt~g-tenr! economic development strategies,

Ro ~ Sege            /
President and C1
Echelon Corp, 5,50 t",’l e r!dl{m Ave,

l~]: ,I, o8938 5aoO
I’ax: ~o8 79° ~8oo
~x~v, eehelfm,eom
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